In property management, some reasons would make it imperative to terminate some tenancies so, tenant eviction is almost inevitable. It is a global phenomenon, occurring in all parts of the world, both developing and developed countries. The main thrust of this study is to assess the relative incidence of eviction in residential and commercial properties in Ilorin metropolis. Primary data for this study including records of tenant evictions from residential and commercial properties within the ten-year period were collected by self-administered questionnaires administered on the 16 practising firms of Estate Surveyors and Valuers within Ilorin metropolis during the period covered by the study. There were increasing trend in eviction during the period. Results showed that evictions from residential properties accounted for 67.35 % while commercial properties accounted for 32.65%. The incidence of tenant eviction was higher on residential properties while low income earners residing in tenement and block of flats are mostly affected. The paper provides a basis for comparing the occurrence of evictions from residential and commercial properties with a view to guiding policy makers, property managers and tenants.
INTRODUCTION
The term 'eviction' describes the practice of involuntary removal of person(s) from their homes. It is frequently associated with a range of related terms such as premises recovery, ejection, relocation, dislocation, expulsion and displacement. Although the causes of tenant eviction can be varied, in most instances, it arises as a response of landlord to unruly violation of the lease by tenant. Different methods have also been used in different places. The consequences of eviction are highly disturbing, particularly when we look more closely at its local impacts-on individuals, families and communities (Leckie, 1995; Taribo, 2011; Landlord and Tenant Board, 2012; NCH, 2012 and Moneke, 2009) . Also, of great concern is the impending eviction of thousands of families living in various categories of rental properties across the country.
In the same way that today's manufacturers have warranties that go with automobiles, toasters, televisions and other consumer products, landlords are expected by law to provide dwelling units that are fit for their intended purpose. The warranty of habitability overrides any agreement and is implied into all landlord-tenant contracts, oral and written. This obligation starts at the beginning of the rental contract, and since tenants continue to pay rents periodically, landlords are expected to maintain the tenantable condition during the term of the tenancy (Langston, 1951 , Powel, 1969 . The legal logic then follows that if the landlord fails to provide a "fit" apartment at the beginning or to keep it "fit" during the tenancy, the landlord-tenant contract has been broken, and the tenant is no longer obligated to pay rent. But many questions remain unresolved. If the tenant stops paying rent, must he also move out of the unfit apartment? What if the tenant causes damage or fails to report conditions as they arise? Is there allowance in the law for the fact that apartments (unlike autos, toasters, televisions) are used and sometimes quite old "products"? Or must the landlord provide a "new" apartment for the same low rent agreed upon at the beginning -or while the tenant pays no rent at all? Can the landlord throw out the non-paying tenant by a self-help eviction? Can the tenant, besides not paying rent, threaten to beat the landlord so that he would keep silent? These unresolved questions inevitably lead to conflict and even violence.
A lease is a contract between a landlord and tenant which contains the terms and conditions of the rental. It cannot be changed while it is in effect unless both parties agree (Spitzer, 2003) . Property management problems would reduce considerably if all tenants comply with the rules, covenants and conditions of a tenancy. Even where this is possible, some other reasons would make it imperative to terminate some tenancies. In property management, tenant eviction is almost inevitable although there are several precautions that may be taken to avoid it. It is a global phenomenon, occurring in all parts of the world, both developing and developed countries (COHRE, 2004) .
In Nigeria and particularly in the study area, most tenants, landlords as well as property managers have suffered some degrees of hardship, financial loss, social stigma and disgrace resulting from the problems that could be traced to tenant eviction. Many tenants needlessly suffer grave hardships for lack of knowledge of the protections which the relevant laws confer on them (Moneke, 2009) . While tenant eviction raises a lengthy series of human, social, economic and political considerations, this study will examine the practice primarily within the purview of property management. Therefore, the main thrust of this study is to assess the relative incidence of eviction on residential and commercial properties in Ilorin metropolis. The study analysed the available data on eviction to show clearly the eviction figures for the two categories of properties. The questions attempted by the study include what is the general outlook of tenant eviction in the study area? What is the effect of the eviction incidence? What should be done to discourage or manage the practice of eviction? The paper presents the global meaning of tenant eviction, overview of the study area, methodology used for data collection, data presentation and analysis, summary and conclusion.
Meaning of Tenant Eviction
The ordinary meaning of eviction is to force somebody to pack out of the house they are living usually permanently and for a stated reason. Its professional meaning is given as "a legal proceeding by a lessor (landlord) to recover possession of property" (Friedman et al, 1997) . Both the landlord and tenant have some obligations to respect under the tenancy agreement. Whenever there is a conflict between the landlord and tenant arising from breach of lease terms, eviction may be inevitable especially when other forms of settlement are not feasible (Ojo, 2007) . When a tenant fails to comply with the lease agreement, the landlord may seek eviction of the tenant to terminate his rights to use the property. The Wikipaedia (2006) defined eviction as "a legal process by which a landlord forces a tenant to move out of the landlord's property involuntarily and usually permanently". A Landlord who wants to terminate a tenancy in order to recover possession of his property from a tenant for whatever reason must observe due diligence and lawful procedure to achieve his objective. Self-Help is an extra-judicial remedy to enforce or protect a right, where the landlord employs self-help, it must be lawful otherwise he will be criminally liable for his actions (ACN, 2011; MBIE, 2013; Knowsley Council, 2013; Taribo, 2011; Moneke, 2009) . TxLIHIS (2006) refers to eviction as "a lawsuit filed by a landlord to remove persons and belongings from the landlord's property". In Texas law, these are also referred to as "forcible entry and detainer" or "forcible detainer" suits. There are hundreds of cases filed every day with Texas justice courts (also called justice of the peace or J. P. courts). In British Colombia Canada, Eviction, also known as "unlawful detainer", "summary possession", or "forcible detainer" in some jurisdictions, is the removal of a tenant from rental property by a law enforcement officer. Before a tenant can be evicted, a landlord must win an eviction lawsuit (Taribo, 2011) . In some areas, landlords can evict their tenants without cause. In other areas, the law requires landlords to have a "just cause", which usually includes non-payment of rent or damaging the property. There is a general trend towards requiring just cause for eviction and this portends danger for efficient housing delivery (Carroll, 2008) In Nigeria, just cause is necessary for an eviction suit to favor the landlord (ACN, 2011; Lagos State Government, 2011; Nigeria Property Centre, 2012) .
Eviction can be actual, constructive, partial or retaliatory in nature (Friedman et al, 1997; RHOL, 2006) : Actual eviction exists where one is removed from the property either by force or process of law. When it is by the process of law it is called legal eviction (Aaron, 2003) . It requires that a proper notice is served requiring the tenant to vacate the apartment within a specified time interval, and court process is used to follow up when the tenant dishonors the notice. Constructive eviction exists when, through the fault of the landlord, physical conditions of the property renders it unfit for the purpose for which it was leased. A tenant who has been constructively evicted has a number of legal recourses. He may be able to terminate the lease, order constructive eviction, and end liability for future rent payments (Burke and Snoe, 2008) . Partial eviction exists where a tenant is deprived of a portion of the property for example, where a substantial modification is required on one side of the building, the landlord and the tenant may agree to a partial eviction from the property because of the disruption to be caused by the work. The tenant's rent will be reduced accordingly. Retaliatory eviction according to Aaron (2003) and RHOL (2006) occurs when a landlord attempts to evict a tenant in response to some (legal) action taken by the tenant. Eviction suit could be dismissed if the tenant provides reasons to convince the court that it is retaliatory.
The Study Area
Ilorin is located on Latitude 8 0 30'N and Longitude 4 0 35'E. It lies in the transitional zone of the middle belt and serves as a gateway city between the north and south-western part of the country. The city, which lies along LagosKaduna highway, is 306 kilometres from Lagos, 600 kilometres from Kaduna and about 500 kilometres from Abuja. Ilorin has a tropical wet and dry climate, and a mean rainfall of about 1318mm, which begins in April and ends in November.
Ilorin as a Yoruba settlement was founded in the 17th century by an itinerant hunter called Ojo Isekuse from Gambe near Oyo-Ile (Taiwo, 2005) . It consists of many tribes like Yoruba (the largest and the most popular), Hausa, Fulani, Nupe, Kanuri, Mali, Kamberi, Baruba and Futa (Taiwo, 2005) . Unlike the others, The Futas are not Nigerians: they came from Sierra Leone. History has it that before the advent of the Fulanis, there was no single ruler over Ilorin other than the "Alaafin" of "Oyo". In fact, people from different places settled in Ilorin and each formed a hamlet headed by independent leaders.
When Alfa Alimi came to Ilorin from Sokoto in 1812; he was invited to head the town but he rejected the offer on the ground that his mission was purely religious. His eldest son was later invited to be the first Emir of Ilorin (Jimba, 1981) . Since then the paramount ruler of the city and its environs (the Ilorin Emirate) is of Fulani origin although the royal house had been "Yorubanised" thoroughly and today, eleventh Emir is on the throne. The largest ethnic group in the city is Yoruba but the Fulanis hold a powerful political position. There is a large population of other Nigerians from other parts of the country who are mainly engaged in commercial and service sectors of the city's economy.
As at 1981, Kwara state had a total population of 1,714,485 while Ilorin alone had 208,546 constituting about 12.16% of the state population. The 1991 census provisional figure of population for the state was 1,566,469 while the population figure for Ilorin metropolis was 508,388 (about 32.45%). The 2006 population census figure revealed that there are 2,371,089 people in Kwara State with growing rate of 6.2% ((NPC, 1991 and Odeniyi, 2007) . Out of this, 1,012,894 representing 42.72% of the state total population lives in Ilorin. The state capital is experiencing a very high rate of population growth over the time.
The metropolis is divided politically to form parts of five local government areas. One urban -Ilorin West Local Government and four rural -Ilorin East, Ilorin South, Moro and Asa Local Government Authorities. Each of these LGAs cuts across some parts of Ilorin metropolis but has its headquarters outside Ilorin except Ilorin West Local Government Authority, which has its headquarters at the heart of the city adjacent to the Emir's palace.
The earlier settlers in Ilorin engaged in primary activities like farming and hunting expedition and later Islamic education with arrival of Islamic scholars from Sokoto. This attracted a large concentration of people from different parts of the country. When the city became a state capital in 1967, the pace of commerce and public administration increased tremendously. Today, most residents are engaged in public and civil service working in the federal and state ministries, local government secretariats, educational institutions like the federal university, state polytechnic, secondary and primary schools, teaching hospital, federal research institutes and other places. A lot of private professional offices and artisans are also present in Ilorin. Presently, the economic base is now very expansive and extensive, and thus provided ample employment opportunity for school leavers, graduates, skilled and unskilled persons. All economic activities associated with urban areas in Nigeria are common in Ilorin.
The Ilorin property market can be classified into three viz: the residential, commercial and industrial property markets. Residential and commercial properties are the two main categories of properties in the management portfolio of the estate surveyors in the study area. The residential and commercial property markets are very active in Ilorin metropolis. The residential properties commonly found are tenement, block of flats, bungalow, detached house and duplex while the commercial properties are mainly shops and offices. There is little concentration of industrial properties as industrial development in the city is very low. Most of the industrial premises are owner-occupied and there are few cases of tenancy in industrial property, so the market is not quite active.
RESEARCH METHODOLOGY
The study population are the existing 16 practising and active firms of Estate Surveyors and Valuers within Ilorin metropolis during the period covered by the study. The study considered and surveyed the Managing Partners of the firms as representatives of their respective firms. It is expected that the Managing Partners would have greater experience of the theory and practical aspects of the profession. They would also have a better knowledge base regarding property management and tenant eviction.
Essential primary data for this study include records of tenant evictions within the ten years which were collected by self-administered questionnaires administered on the estate surveying firms. The questionnaire was a combination of closed and open-ended questions.
The questionnaires were divided into three sections. The first section required information on demographic variables and background of the respondents. The second section asked questions on property management activities as related to how they carryout their management functions and observance of covenants under the tenancy. The third section required answers to questions relating directly to tenant eviction. All the questionnaires were retrieved and found useful for the study, giving a response rate of 100%. Data collected were analysed with descriptive statistical methods mainly frequency distribution, tables and percentages.
Data Presentation and Analysis
This section presents the details of analysis of data collected from questionnaires administered on estate surveying firms in Ilorin metropolis. The main headings of presentation are demographic variables, trends of tenant eviction and categories of tenants affected. Table 1 reveals the responses of estate surveyors in relation to age group of respondents. It indicates that majority of respondents 9 (56.25%) were above the age of 50 years; 4 (25%) respondents were 41 -50 years of age; while only 3 (18.75%) were between 31 -40 years of age. This indicates that the respondents are all adults who can appreciate the purpose of the research and so furnish relevant and reliable data for the study. Table 2 reveals the responses of estate surveyors in relation to positions held by respondents in their various firms. It reveals that the majority 10 (62.5%) were the principal partners/ managing partners/ chief executives of their firms; 4 (25%) were estate surveyors while 2 (12.5%) were branch managers. This indicates that the data have been collected from the right persons in the various firms and that their responses are reliable and suitable for the study. Table 3 reveals the responses of estate surveyors in relation to age of firm in the study area. The table reveals that 2 (12.50%) firms have spent 3 -5 years in practice in Ilorin; 3 (18.75%) firms have spent 6 -10 years in practice; 5 (31.25%) firms have spent 11 -15 years in practice in Ilorin; 3 (18.75%) firms have spent 16-20 years; and 3 (18.75%) have spent more than 20 years in practice. This indicates that the firms are suitable to supply the required data for the study with respect to the ten years covered by the study. The table 4 reveals that the majority of the respondents 8 (50%) have bachelor degree as their highest level of academic qualification. 5 (31.25%) have HND as their highest level of academic qualification; while 3 (18.75%) have additional academic qualification at masters level. One may deduce from this outcome that the respondents are qualified to know the importance of research and can be relied upon to give reliable information. Furthermore, the surveyors were asked questions relating to the professional bodies to which they belong. Their responses documented in table 5, reveals that the majority 10 (62.5%) respondents were associates of the Nigerian Institution of Estate Surveyors and Valuers (NIESV), 5 (31.25%) respondents were fellows of the NIESV; while only 1 (6.25%) respondents was a probationer of the NIESV. This result shows that the respondents are academically and professionally competent to give reliable data for this study. Table 6 shows the scope of professional services of the surveyors in the study area. The table reveals that property valuation, property management and estate agency have 100 per cent each. This means that all the surveying firms carry out these services. It is also indicated that 8 (50%) and 7 (43.75%) firms engage in feasibility study and property development respectively. This result shows that all the firms are fully engaged in property management and estate agency which comprise tenant eviction practice. It shows that they are competent to give reliable data for the research. Table 8 reveals that eviction varies from year to year and from one residential property type to another for specific years. The total eviction has been on the increase generally especially from 2002 to 2007. Over the period of ten years, the highest number (590) of eviction was recorded in flats. This is closely followed by tenement buildings which recorded 561 evictions. Bungalows come next with 240 evictions and the least figure of 55 was recorded in duplexes. The variation is probably due to the fact that tenement and flats are mostly occupied by lower income earners. Bungalows and duplexes are mostly occupied by higher income earners. The lower income earners are more vulnerable to evictions than higher income earners. Table 9 shows the eviction figures for the commercial properties. Like residential properties, the commercial properties also recorded irregular occurrence of eviction. Shops recorded higher figures (447) of eviction than offices (254). There are more shops in the market than offices and more shops are managed by estate surveyors. Tenements  31  29  47  49  47  45  59  47  102  105  561   Flats  53  55  67  64  53  53  56  54  67  68  590   Bungalows  12  17  30  29  19  32  17  24  25  35  240   Duplexes  --6  7  5  6  1  7  12  11  55   Total  96  101  150  149  124  136  133  132  206 219 1,446
Demographic Variables and Background of the Estate Surveying Firms

Trends of tenant eviction
Categories of Tenants Affected by Eviction
The surveyors were asked to select the categories of tenants mostly involved in eviction from a list of the three income brackets which are non-mutually exclusive. Their responses shown in table 4.10 revealed that the largest relative counts 15 (51.72%) stated low income group. The category that comes next is the medium income group 11 (37.93%) and high income group having the least frequency count of 3 (10.35%). One can infer from this that although eviction affects all categories of tenant, its incidence is higher on the low income group. 
SUMMARY AND CONCLUSION
It was discovered that between 1998 and 2007, the incidence of tenant eviction was higher on residential properties while low income earners residing in tenement and block of flats are mostly affected. Other residential property tenants affected are those evicted from bungalows and duplexes. A substantial number of commercial property (shop and office) tenants were also evicted during the period. Other categories of evicted tenants are low and medium income group and few high income group. Results showed that evictions from residential properties accounted for 67.35% while commercial properties accounted for 32.65%. There were increasing trend in eviction during the period. It increased from 136 in 1998 through the years to 2,147 in 2007.
The qualitative and quantitative housing problems remained substantial in Nigeria. Eviction is a hidden problem that confronts many and constitutes a major problem for most productive men and women in the society. The implication here is that many residents live in constant fear of eviction and this represents traumatic living condition which will have negative impact on real productivity of average persons involved. It is observed that necessary action should be taken to reduce the incidence evictions, which is higher in residential properties and disproportionately affected lower-income tenants.
Evictions are not always bad, it can benefit individuals especially the landlord in that bad tenant can be evicted to pave way for selecting a better one who will pay higher rents, carryout proper maintenance of the property, live amicably with neighbours and have respect for the terms of the tenancy. It is true that the current legal system protects the legitimate interests of tenants. It is necessary to note that the problem is not the eviction itself but the potential outcome for individual stakeholders. Hence, this calls for urgent attention of the government at various levels to bring succour to the practice, the tenants, landlords and the property managers.
